Abstract
Introduction
Lagos State is of great social and economic significance both in terms of industrial, jobs creation directly related to manufacturing and indirectly in terms of commercial, transport, banking, housing and insurance opportunities created. One of the predominant problems facing Lagos metropolis is that of promoting balanced land use that reduces conflict, environmental degradation and leads to efficiency and sustainability. This arises from the fact that Lagos metropolitan lands are becoming increasingly scarce resources. The point is that metropolitan Lagos requires land for numerous activities. On the other hand, land is a finite resource, while the demand for land increases, thereby posing challenges. It should be noted that human needs must be satisfied on the fixed land and development must be located on the limited land. Activities have to compete for the use of best sites for their location; hence the principle of optimality has to be adhered to at the expense of the specified space standards and permissible development in that location.
With reference to the foregoing, metropolitan planning and control is a specialised field which requires special skill. Those who are charged with the responsibility of managing and planning the affairs of metropolitan areas (mega-city) are daily confronted with problems as a result of the alarming increase in population and pressure on the infrastructures in metropolitan areas thus making the tasks of authorities involved in the physical planning, control and management very difficult.
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Metropolitan area
A metropolitan area is a large population center consisting of a large metropolis and its adjacent zone of influence, or of more than one closely adjoining neighboring central cities and their zone of influence. A metropolitan area is also defined as an area comprising a relatively large core city or cities and the adjacent geographic areas. Conceptually, these areas are integrated economic and social units with a large population nucleus. Metropolitan Lagos consists of 16 Local government areas and it constitutes 88% of the Lagos State population which is estimated to be 15.5million inhabitants. The Lagos metropolitan area is estimated at 300 square kilometers. Metropolitan Lagos is located in the south -western part of Nigeria. It is the largest metropolitan area in Nigeria. Framing the southern part of the study are in the west is the Lagos Harbour which stretches towards the east to form the Light House Greek.
Town planning
Town planning is a future oriented problem solving strategy within a defined area. Town Planning is tailored to set goals based on the images of the desired future. Policies are designed and plans are implemented to guide the system towards the goals, or to change the existing system if it cannot achieve the goals in terms of complexities like continual increase in changes in policy currently experienced in Lagos Metropolis. The two key tools in Town Planning are development plans and development control mechanisms. While the first gives a direction in the growth and development of a city, the later guides and control development.
Development plan
A development plan is called by different names -"General Plan", City Plan", or "Master Plan". A development plan is defined as the official statement of a municipal legislature body, which sets forth the major policies concerning future physical development of a settlement. A development plan is a policy instrument, it must provide basis for fulfilling the yeaning and aspiration of the people. A city is a corporate entity. The local government has control of the city-its nature, extent and manner of development. Therefore the development plan provides the legal and technical instrument for such local government control.
Indexed African Journals Online: www.ajol.info Indexed African Journals Online: www.ajol.info under any land; the making of any material change in the use of any land building structure, or conversion of land, building structure from its established or approved use, and / or including the placing or display of advertisement and urban furniture on the land, building or structure; the making of any environmentally significant change in use of any or demolition of building including felling of trees.
Development control also known as planning is seen as a mechanism to maintain standards. It is process laid down by legislation, which regulates the development of land and building. It is the professional activity carried out by town planners in order to ensure compliance with the approved master plan thereby ensuring orderliness.
• The 1946 Ordinance empowered the government to establish local planning authorities and made development control the main activities of the authorities.
• Under section 27-63 of the 1992 Planning Law, provisions were made for establishment of Development Control Department (DCD) by the commission, the Board and the authority to be established.
Development control processes includes the use of;
• Land use zoning and
• Land planning standards.
Zoning:
One of the ways physical development is guided in any particular community, through indirect government policy is zoning (Oyesiku, 1997) .
Zoning is a regulation of use of land, allowing government to through the Local planning agencies and council to exercise stronger control over the use of land in a particular community, it is somewhat a legal exercise as well as a political process. It uses restrictions and development standards in guiding physical development, but guarantees equal protection and due process as well as ensuring public health, safety, and welfare. The Ministry shall when required, delegated to the Authority specific responsibilities and functions for implementation
The Ministry shall be responsible for preparation and approval of the following hierarchies of plans: Regional, sub-regional, master and urban centre plans.
The Ministry shall provide technical assistance to all government Ministries and Agencies on physical planning matters.
The Lagos State Ministry of Physical Planning and Development Authority shall be responsible for: processing and issuance of all building development permits and ensure compliance, with the express approval of the Governor acting through the Commissioner establish District Town Planning Offices. Also acting through the Commissioner and cooperation of the Local Government Councils establish Local Planning Offices (LPO) at Local Government levels. The
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LPOs are to refer any plan prepared by it to the Ministry for the purpose of obtaining the approval of the Commissioner.
The Lagos State Urban Renewal Authority shall identify, prepare and implement areas approved for upgrading and redevelopment. It shall hold, administer and maintain government acquired properties within redevelopment or renewal project areas.
The Ministry shall have powers to regulate the operations, and the Authority.
The Development Authority shall have powers to exercise operational control and supervision over its Constituents District Town Planning Offices and Local Planning Offices.
Every physical planning agency in Lagos State shall with the approval of the Commissioner set up programme for the preparation and review of Development Plans.
For the purpose of preparing Development Plans, the Ministry or the Authority shall from time to time invite relevant stakeholders including Ministry/Agencies, Non-Governmental Organisation, professional bodies and individuals for the purpose of considering any matter relating to physical planning and urban development.
A draft Development plan shall be made available for public inspection for a period of 28days. Such planes) shall be advertised in at least two daily newspapers and the public is allowed to raise objection/comments on the plan.
The new law 2010 have many things in common with the 2005 repealed law, they are to provide for the administration of physical planning which is relatively new, therefore it is assumed that the promoters of the law base its emergence on the improvement of previous planning laws in Lagos State, especially the 1998 Lagos State Urban and Regional Planning Edict. It is therefore too early to comment on the likely problems that will emerge but it appears that the intent of the law to centralize planning power within the Ministry is against the spirit of democratic system on one hand and the concept of bringing planning close to the local level and the community. As a result of these inadequacies, a new law has been enacted for the "Administration of Physical Planning, Urban and Regional Development, Establishment The space standards have specified by the Town and country planning building regulations includes minimum standards for the following:
• Setbacks & Air space
• Parking requirement
• Fencing
Commercial and industrial development standards Setbacks and airspace: Section 15(g) of the town and country planning regulations of 1986, states that, "every commercial and building shall have minimum of 9meters set back in front, while the sides and rear airspace shall be a minimum of 6meters.
Plot coverage for commercial properties: Section 18 of the regulation states that" the maximum coverage permissible on a commercial or industrial plot shall not be more than 70% of the entire plot" The maximum Plot Coverage for Industrial Plot is 60%.
Height requirement: The height requirements of any proposed development is subject to the particular zone. E.g Commercial properties along Broad street Lagos Island can go above 8 floors, while properties on other major commercial areas on the Island may not go above that. The permissible floors are subject to the zoning of the area.
Fencing: the permissible height of the fence is 150mm block up to 4 metres.
Residential development standards
The distance between any residential building and property boundary (beacons) at the frontline should not be more than 6metres with 3metres at 
Problems of development control in lagos metropolis
The problems of development control in Lagos state as a whole arise from gradual deviation from master plan of Lagos and deregulatory authorities on development through distortion, alteration and deviation from planning standards. The main violators include both the public and private sectors aided by the' inefficiency, indiscipline officials and compromises made by government agents in charge of development control.
In spite of the government intervention through building regulations in metropolitan centers, and advertorials in the dailies by the regulatory authority, warning the public on the increase "in contravening conduct of property owners, building developers and occupants in Lagos in Lagos metropolis". Listed among the common contraventions are:
i. Encroachment on public rights of way and open spaces.
ii. 2. Procedural delays: A lot of complicating procedure for obtaining development permission makes it difficult for developers to quickly respond to demand for Real Estate. In Lagos states most especially, approval plan requirements are costly depending on the zone, thus constraining access by low income earners to safe lands in desirable location.
3. Inappropriate Legislation and access to land: Land use regulations, planning and building standards constrain low income group access to land. It should be noted that while these regulations attempt to ensure citizens health, safety and welfare by strictly controlling land and building standards, the regulation force the very group they seek to protect into completely unregulated informal sector (Dowall and Clarke, 1996) . Most of the Lagos state residential schemes are not accessible to the urban poor, yet the urban poor constitute majority of Lagos metropolitan population. In other words, space standards falls as houses are developed marginal land, floor plain, open spaces and watershed for shelter, utility setbacks, etc. Therefore, planning ends up not being unsustainable as the people do not feel a sense of responsibility to their environment or laid down standards. Furthermore, the problems of the Lagos Metropolis are compounded because Lagos is a city that does not have city wide administration.
There is an overlap of functions and activities by all levels of Indexed African Journals Online: www.ajol.info governments, and consequently, friction, conflicts and waste of public funds. If constituent local governments of a large metropolis plan and manage their own sections of the area, there are bound to be conflicts and narrowness in outlook. The conflicts between parastals and local governments have been resolved in the new 2010 Law under Part I section 2(h) which states that the formulation of guidelines for fostering inter-ministerial, intergovernmental, bilateral and multi-lateral cooperation on physical planning, urban development, urban regeneration and building control.
4. Weak enforcement of the law: There is general lack of dedicated and competent staff to enforce the law, all blamed on Nigeria factor. The planning authority always compromise illegal structures, because of the corrupt nature of the system. It has led to conflicting land uses such as the infiltration of commercial land uses on housing as the case is in Festac Town; complete succession on Allen Avenue, Awolowo roads and Adeniran Ogunsanya amongst others, poor aesthetics and unsightly cityscape, high building density and high rate of building collapse such as the recent one at Ebute-Metta and Lagos Island., and invasion of informal shanties in planned areas. Due to the rapid population expansion and poor physical development control being witnessed in Lagos metropolis, more people, especially the poor inhabit ecologically vulnerable areas such as Ijeh, Amukoko, Makoko amongst others.
5. Inadequate information on land: It poses serious constraint on development control and land management. Specific information deficiency relates to land tenure, title, land values, housing condition. In fact, conflicting title and lengthy legal and technical procedures may delay real estate transaction and force land development to illegal locations. The point is that without land use information on the resources to be managed, it is extremely difficult for the planning authority to establish effective regulations and policies. Despite Lagos State physical planning and development authority (LASPPDA) effort at making planning information readily available to developers and the likes, this effort has made little or no impact.
6. Poor title registration and tenure security: The general lack of good title registration and tenure records is a serious constraint on Indexed African Journals Online: www.ajol.info efficient urban land management in Nigeria as a whole. One of the major impacts of poor title land registration systems is the inability of landowner to gain access to formal credit sources. In addition the cost of registration and related procedures, in most cases may breed a cynical attitude in using the formal process.
7. Despite this public notice against contravention of town planning laws, the regulatory authority has been less aggressive in enforcing its own laws and more often than it is professionally/ethically questionable for some of its actions in the course of its official duties. The enforcement of town planning laws seems to be at the whims and caprices of those saddled with such responsibility. Some of their actions border on high handiness, double standard, delay tactics and selective enforcement.
The regulatory authority has turned a blind eye to the numerous contraventions of town planning laws being committed by some developers in that precinct. Shifting of building lines are being done with reckless abandon, construction of permanent structures on road setbacks is unabated and compliance with setback requirements is contrary to what the law stipulates. As glaring as these contraventions are, the regulatory authority has been foot dragging in checkmating offenders.
In Lagos Island, similar abuses are common. Bulk, density and air space requirements are flagrantly violated. Some residential buildings are constructed without consideration for air space and privacy. In some cases, the air space between buildings is less than one meter. The closeness of buildings portends a dangerous domino effect should there be any incident of fire outbreak because most of these buildings do not have any escape route. The Metropolitan Lagos has witnessed rapid transformation from residential serenity to that of commercial hub. The entire land-use is fast changing in character and landscape precipitated by incompatible development. The indiscriminate granting of change of use is another aspect of physical planning, which the present governor has reduced to a considerable level.
Most of the change of use invariably creates more problems than they intend to solve. Examples of buildings converted to banks and other commercial centres along Adeniran Ogunsanya Street and Ogunlana Drive in Surulere Lagos are less than the required minimum of IOOOmeter square to allow considerable space for parking. These conversions contribute heavily to the traffic congestion experienced along that route especially during peak hours.
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Recommendations for development control problems
The enforcement of the control laws and regulations constitute the major difficulties m the development control unit of Lagos State Physical Planning. The following are suggestion aimed at reducing the problem to a considerable level;
Personnel involved in this area should be encouraged, trained and rewarded as when due.
Effort should be made to stream line the conditions for carrying out responsibilities within this setting.
Officers should ensure that undue excuses, delay and corruption should be avoided as much as possible because the bulk of the problem in metropolitan Lagos today is as a result of corruption on the part of the officers in authority.
Also power vested in this office should not be abused as it is often done through arbitrary refusal to grant approval. Genuine case must be treated promptly and innovative ideas that can help resolve any teething issue should be employed as when due.
The physical planning authority should not be blinded by the quest for revenue generation and therefore over density in the area bulk especially in new imagine cities in Lagos. Consideration ought to be given to urban cohesion, setbacks, aesthetics and cultural affinity, which are the hallmarks of metropolitan areas and mega-cities across the developed countries.
The urban and regional planning Decrees 88 of 1992 have not been put to test to ascertain the effectiveness of the law. Particularly some planning authorities have started its implementation; efforts should be made so that all concerned used the law as expected.
There is need for new and relevant. bye laws, edict, acts and regulations to channel the new course of challenges in the planning profession so that the gains associated with the discipline can be appreciated by all.
Indexed African Journals Online: www.ajol.info attention. This aspect should be seen within the context of managing change in order to achieve the greatest benefit. According to Oduwaye (2009) he sees it as a signifier of this new thinking is that development control (permit) should be changed and practiced as "development management". This should be supported with the adoption of the new practices that this change implies.
Conclusion
This paper has been able to highlight the functions of Lagos State development control unit under the Lagos State Urban and Regional Planning and Development Law 2010 and other related laws. It has fairly examined the level of compliance of the stipulated space standards within Lagos Metropolitan area. It is worthy to note that guidelines for development are not just laws stipulated but this laws guiding development in Lagos are meant to help produce environment conducive, aesthetically pleasing, functional, safe and more importantly healthy for all the inhabitants of Lagos Metropolis. It therefore requires collective action of the public and private sector of the State as well as the government in providing means of educating and skill development of the officers responsible for delegating these duties.
